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Chapter 5
LAND USE

THE LAND USE PLAN

The Land Use Plan is the section of the Comprehensive Plan in which development
policies are described. State law requires every jurisdiction to create a
Comprehensive Plan, which includes where and what type of land uses should be
developed. Land uses include all manner of activities and may include designations
such as park land or floodplain where no development is appropriate. Typical land
uses in a Comprehensive Plan include commercial (retail or services), light industrial
(warehousing, light manufacturing), residential (low, medium, and high density),
public facilities (schools, libraries) private recreation, and a variety of institutional
facilities. Table 3 lists and describes the land use categories that are contained in the
future land use plan and uses for which specific policies are included in this chapter.

THE LAND USE PLAN MAP

The Future Land Use Map (See Map 54: Future Land Use Map) is a generalized display
of land uses and in some instances the intensities of development as they are meant
to be distributed in the Town geographically. There are a handful of “umbrella” land
use categories shown on the Land Use Plan Map under which many other specific
uses can be appropriate. The Commercial land use category, for example, is meant to
indicate that many types of commercial use are appropriate, such as retail stores,
personal services, automotive services, and financial institutions. The Land Use
Chapter of the Comprehensive Plan contains many specific and detailed policies for
land uses, land use intensities, and related development guidelines that are not
shown on the Future Land Use Map. When this occurs, the policies in the Land Use
Chapter text are meant to guide development or redevelopment. In the instances
where there is no specific text in the Land Use Chapter for a specific geographical
area, the Future Land Use Map provides all the development guidance necessary.
The land use policies in the Land Use Chapter are meant to give guidance when the
Town is evaluating a rezoning or conditional use permit application. Development
occurs under the regulations of the zoning district that applies to a parcel of land.
Table 3 describes the land use categories that are shown on the Future Land Use
Map.
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TABLE 3. LAND USE PLAN MAP CATEGORIES (MAP 4)

Planned Land Use Map
Category

Definition

Town Center Commercial

Areas designated for commercial use on the
adopted Town Center Rezoning Concept Plan. The
Town Center Core Commercial Area will become a
community shopping destination and provide an
example of outstanding architectural design for
commercial development which showcases the
Town’s unique, small-town character.

General Commercial

The properties having frontage on North and South
Berlin Turnpike are suitable for highway-oriented
retail, restaurant and personal service uses, whether
located in an existing structure or a new building.
Properties that do not front on Berlin Turnpike are
suitable for commercial uses that typically require
less visibility from this heavily-traveled
thoroughfare. A broad array of commercial uses,
such as those allowed conditionally and by-right in
the Town’s C-1 and C-2 zoning districts, are
possible in these areas.

Old Town Mixed-Use

This category is intended to facilitate the continued
“adaptive reuse” of existing structures in “Old
Town” for commercial use, including for use as
single-use commercial buildings, buildings
containing multiple businesses, and mixed-use
buildings with residences located above or behind
tirst-floor commercial and office spaces. The
continued use of existing homes, historic or
otherwise, as single-family dwellings is also
anticipated.

Office Commercial

This designation would allow for the adaptive
reuse of an existing residence, or redevelopment
and construction of a new building or buildings,
containing specific office and commercial uses
(such as a child care center) that are appropriate to
the location and surroundings.

Highway Mixed-Use

These horizontally-integrated, mixed-use areas
adjoining South Berlin Turnpike would contain
commercial and/or office uses located along the Rt.
287 road frontage, with residential uses located
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behind the commercial sites. See special planning
area descriptions for more detailed policies and
uses for specific areas.

Light Industrial

Areas designated for use as “flex space” which may
include a production, fabrication and/or
assembling component in addition to office and/or
storage space, but which do not typically emit
noise, vibration, fumes, odor, or dust outside of a
completely enclosed building, or have similar
detrimental effects on adjacent properties. The
outside storage of vehicles, equipment, and
materials may be permitted, but must be strictly
controlled by the zoning restrictions so all such
areas are screened from view from adjoining
properties and uses.

Commercial Transitional

Contains uses similar to areas designated as Light
Industrial (see description above) but which do not
include outdoor activities that may be detrimental
to adjacent residential uses, such as outdoor storage
of equipment and materials, or garage bay doors
facing residential areas whereby indoor activities
are visible or audible to adjacent residences. This
area should contain uses permitted in the
underlying zoning district(s) which also meet this
criterion so that the area acts as a “transitional” area
between more intensive commercial and/or
industrial activities and single-family
neighborhoods.

Public/Governmental

Public property owned by governmental agencies
or entities, including the Town of Lovettsville and
Loudoun County. Includes public offices, schools,
libraries, utility facilities, fire and rescue, and
similar uses essential to serving the needs of the
public.

Open Space (Private)

Privately-owned properties that are preserved as
open spaces, neighborhood parks, or
greenbelt/buffer areas, typically by a proffer,
conservation easement, or similar legal instrument.

Public Parks

Town and County (i.e. public) parks and attendant
facilities.
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Low Density Residential Single-family detached dwellings and accessory
uses at a density* of not more than four (4) dwelling
units per acre (DU/AC).

Medium Density Residential Single-family detached dwellings and accessory

uses at a density* generally between 4 and 6
dwelling units per acre (DU/AC).

High Density Residential Density* is generally more than 6 dwelling units
per acre (DU/AC). May include townhouses or
duplexes if consistent with adopted land use
policies (see below) and zoning requirements, but
not new multi-family (i.e. apartment) buildings.

*Means gross density in terms of dwelling units per acre.

BACKGROUND AND EXISTING CONDITIONS

EXISTING LAND USE

The Town of Lovettsville contains approximately 528 acres (0.9 square miles). As of
2016, Aapproximately 63-80 percent of the land in the Town is developed, and much of
the remaining 20 percent shown as vacant on Map 2 is being actively planned for

development bV owners and/or developers Existinguses-ineludelowandmedium

area-Due the relative lack of undeveloped land, redevelopment of parcels containing
existing land uses is expected to provide the majority of land for future residential and
commercial growth within the existing corporate limits of Lovettsville.

Existing land uses include commercial, residential, institutional and public and private
open spaces, including street rights-of-way, as depicted on Map 2. As Table 4
demonstrates, Residential-developmentamajority-of which-eonsists-of single-family
dwellings constitute;is the predominant land use in Lovettsville-and-hasbeen
historically. Residentialand-eCommercial land uses are-interspersedare concentrated
along N. Berlin Pike, S. Church Street, E. Broad Way; and E. Pennsylvania Avenue
among existing institutional uses, many of which are located within historic buildings.

uases facilities and parks, includingsaeh County facilities such as the Lovettsvﬂle

Elementary School,-the -Lovettsville Community Center, future site of the Lovettsville
Community Park;-theLevettsville FTown Office, and the Lovettsville Library are located
throughout the Town._The Town also manages three parks, the Town Office and a
number of properties containing municipal water supply and distribution facilities.

Therearetwo-churchesinthe Town-
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TABLE 4. EXISTING LAND USE 1990—-2010
Existing Land Use-in-Aeres Acres Approximate Percent
of Total Town Area
Residential (by densitytype)
EewSingle-family o
detached 246217 471
. e ) ] ]
Medium*Single-family 2010 2%
attached
Multi-family 1% 0°
(apartments) - =
Commercial 1414 3%3%
Licht Ind 1
Public Eacilit 2 49
Institutional 10 2%
Public (i.e. Government) 16 3%
Uses
Public Park 2823 5% 4%
Private ReereationOpen 618 12%1%
Space E—
b 2 SV Y
Vacant 106338 20%26%
Pu'bhc right-of-way and Szesg5 12% 112,
private streets ~
TOTAL 528 100%
* Includes approximately 20 individual dwelling (i.e. apartment)
unitsapartments:

** Figure is Aapproximate

EXISTING ZONING

All land-property in the Town of Lovettsville is unader-located within one (or more) of

ten (10) a-zoning districts-ef-ene-type-eranother. The existing-zoning- map for the

Town is shown on Map 43 and a summary table of the total number of parcels, acreage
and vacant/undeveloped acreage within each district is included below in-and Table 5.

TABLE 5. EX4sTING-ZONING DISTRICT SUMMARY TABLE
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Exdsting-Zoning AcresVacant Vacant Vacant
District Parcels Acres Parcels Acres
TownCenter Planned
Development-C o > n/a
CR-1 Residential 3 6 n/a n/a
R-1 312248 22137 20 39
residentialResidential B = = -
R-2 Rresidential 11033 316 0 0
R-3 Rresidential 18845 450 1 10
T-C, Town Center
Planned Development 237 72 6 3
PIDD, Planned Infill 4 7 1 6
Development
R-C, Retlr‘ement 83 20 52 5
Community
C-1, community
Community 3015 165 2 4
eommercialCommercial
C-2, mixed-Mixed-use
Use businessBusiness 825 13< 1 8
I-1, Light Industrial 338 3238 2 31
PlannedInfill
7 6
Development
R-C Retirement
! ) 0 0
Community
Rightofwayand
: 57.5 la
privatestreets
Total 528 135

ExgstTiNG-CURRENT BDEVELOPMENT PROJECTS

Lovettsville Town Center (92% Complete)

The-Lovettsville Town Center is an 84.6-acre mixed-mixed-use development
community located along the west side of adjacent to-the-interseetion-ofSouth Berlin

Pike near its intersection with and-Broad Way. The residential area, which contains
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78.36 acres, 212 single-family lots and approximately 19 acres of neighborhood parks
and open spaces, is expected to be built out by the end of 2016. The commercial core
area known as Lovettsville Square, about half of which remains undeveloped,
comprises 6.23 acres adjoining two sides (the southwestern and northwestern sides)

of the Town Square. thatincludesfifty-nine-acresof residential-use sevenaeres-of

d—wel—hﬂg—&nﬁs—"lihe-Thls commerc1al center Ie%—@eﬁ%eﬁs—was de51gned to pr0V1de
an extension of the existing-historic eld-dewntewncommercial activity center on East
Broad Way te-ferm-alarger“dewntown™with-and to augment the Town's
commercial areas with modernvarieus commercial usesand retail spaces;- flanked by
traditional residential sseshouses; and abundant public green-open spaces.
Combined,+Thishe expanded dewntewn-commercial core will serve as a secial-focal
point for social, recreational, entertainment, shopping and dining activities for the
benefit of Town residents, workers, and visitors to-shep,eatand-find
entertainmentalike. The Town Square helps slow traffic on Berlin Pike and provides
a public open space for social gatherings at the geographic center of the Town.

The Town-Centercommereial-eoreLovettsville Square shopping center is designed to

include uses typically found in small towns, such as general-steresretail shops,
celicatessens, restaurants, hardware stores,-professional and medical offices, beatty
salenssalons and personal service establishments, eard-shops;idee-stores,or
antiqueshepsand similar uses. These-uses-are-designedinThe commercial buildings

JelﬁraJlt—l%P&,le—a—seaﬂlehave a German—themed arch1tectural stvle mtended to comphment

b&smessesthe area’s hlstorv and augment Lovettsvﬂle s 1dent1tV as a reglonal small-
town destination for events and tourism. Fhe Feown-Center-commercial
eereLovettsville Square is designed se-that-the-commereial-center-is-close-to-Berlin
Rikewith the buildings facing the Town Square and wide sidewalks to facilitate
pedestrian access from all parts of the Town. The fronts of the Strueturesbuildings
are located ennext to the sidewalks to facilitate and encourage outdoor dining efthe

Iewn%q—&afe—wnh parkmg located behind the bulldmgs FheFownSquareisa

Lovettsville Glen and Loudoun West (0% Complete)

The Loudoun West subdivision (27 lots) is located on Cooper Run Street near the
intersection with East Broad Way and Eisentown Drive. The subdivision will consist
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of single-family dwellings and associated open space areas and trails located in the
R-1 Zoning District. Construction is expected to begin in 2017.

The Lovettsville Glen subdivision (14 lots) borders the Loudoun West subdivision to
the north and is also located in the R-1 District, although primary vehicular access to
the subdivision will be from N. Berlin Pike. The subdivision consists of single-family
homes and open space areas. Construction is expected to begin in 2017.

Keena Subdivision (0% Complete)

Various plans going back at least a decade have put forward for subdividing the
Keena properties located in the older, historic part of Town, which include the large,
open field bounded on three sides by Frye Court, E. Broad Way and Locust Street as
well as the smaller triangular-shaped property located at the intersection of Locust
Street and S. Loudoun Street. The most recent plan approved by the Town would
create 24 new single-family lots and construct two north-south streets (including an
extension of E. Pennsylvania Avenue) in order to complete the street grid and
connect Locust Street to Frye Court. Construction is expected to begin in 2017 or
2018.

Heritage Highlands Retirement Community (35% Complete)

The Heritage Highlandsretirement communityHeritage Highlands is an age-

restricted community made up almost entirely of duplex dwelling lots located at the
southern entrance to Town. The residential section is approved for up to 80

independentlivingunitsduplex dwellings located in a zoning district created

specifically for such purposes (Retirement Community or R-C). eonstructedin
duplexbuildings-and-a-In addition, a clubhouse facility and large, open space areas

with paved trails are planned within the residential area, and a 42-unit assisted living
facility is plarmed for the ad]acent site frontmg on South Berlin Pike. As-efearly2010

%deaﬁal—&ses—aad—faeﬂﬁe& As of 2016 28 units have been constructed

Lovettsville Community Center (0% Complete)

The conditional use permit (CUP) for a new community center building at 57 E.
Broad Way to replace the aging building at that location was approved by the Town
in 2014. The new building will be approximately 19,290 square feet and will expand
the pool house and parking at the facility by constructing a new lot in the area
currently occupied by the baseball field. Construction is expected to begin in 2017.

Lovettsville Community Park (0% Complete)
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The 92-acre future site of the Lovettsville Community Park, to be managed by the
Loudoun County Department of Parks, Recreation and Community Services, is

located along the southeastern boundary of the Town between the Lovettsville
Elementary School and the Lovettsville Community Center. Only 19Nineteen acres

are located within the corporate limits of the Town;-and the remainder i-is located in

the County_and subject to County zoning. The land-extends-between-the Lovettsville
Elementary-Schoel-and-the Lovettsville Community-Center— Htis planned for a
variety of active and passive recreation facilities, including an amphitheatre,
equestrian facilities, play-ball fields, trails, and a dog walking park that will serve the
Town and the surrounding County.

IsSUES AND FUTURE NEEDS

1.

ThemajorityMost of the land located within the corporate limits of the

Town is either developed _or in the process of being developed. -Seme

Remaining ¥vacant parcels are fewscarce as shown on the existing land
use map, although-An-indeterminate a number of properties are
significantly larger than the minimum lot size allowed in the underlying

zoning district ameunt-efHlandand may be appropriatefor redevelopment
eﬁ—l-aﬁd—tha{—rs—bmder&tlhzedfurther subdivided or redeveloped

Therefore, one The-issue and-future need-is-to-planis whether -sufficient

land remains in the Town limits to support the residential and non-

residential growth -anticipated during the next decade, thereby te

enablinge economic development-aesanees, including new retail

commereial-developmentbusinesses, in Lovettsville, or whether the Town

should consider annexing property located outside the Town limits in

order to continue accommodatm,c_{ expected growth W&ass&rm«g—tha%

small—tew&eharaeter—ef—kevettsvﬂ}e -In order to plan for an expansion of

the Town, the Town would have to approach and work closely with

Loudoun County during future revisions to the County’s Revised General

Plan in order to obtain changes to that plan, which currently proposes a

maximum development density of one dwelling unit per twenty acres in

the areas adjacent to the Town.

Given the leeation-of-lack of available land available-for future residential

development and the need to provide a-variety-of-housing-typesfor
differentineemelevelshousing for workers who will be employed in the

Town'’s future commercial establishments, ar-one issue is whether erneot
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the Town takes-advantage-of the-oppertunity-to-plan-authorizes medium

higher-density density-development on the little remaining undeveloped
(and underseme-of-thisdeveloped) land_ in Lovettsville. Examples of this
type-ofland-arethese parcels include the vacant tract nextte-the
existingadjoining Lakeview Village View-tewnhouses-at the end ofern Park
Placerthe-vacant-tractbetween Frye Courtand S-LeecustStreet; and the

four-acre fraet-parcel zened-C3-on S. Loudoun Street currently zoned C-1.

There is a need to attract commercial, particularly retail, development to

serve the Town's expanding residential-developmentpopulation. The
guestioniswThe Town’s plan should address thehat ameunt-efmix of

newresidential- developmentcommercial businesses that both is

supportable and appropriate, where workers will live, and what building

form and architecture the commercial buildings will have, especially in
the area surrounding the Town Square.will-ereate the-marketforthis

erowth?
Existing commercial uses are limited-concentrated primarily in two main
areas: to- %hewestemnear the intersection of E. Broad Way eemder—aﬂd

Loudoun Street, and the section of Berlin Turnpike located between the
Town Square and Lovett Drive. The Fewn-CenterLovettsville Square
shopping center, including future phases, commereial-core-is-planned-and
zoned-and-will expand the-commercial land-loecateduses at the geographic
center of the Town on properties surrounding the Town Square. Thereis

interseetion—The-One issue is whether ernetthese properties will provide
sufficient land area for anticipated commercial growth, and if not,
whether the theredissoemeneed exists to plan for ether-additional
commercial uses uses-somewhere else in Town, for instance, along atthe

southern section of Berlin Turnpikeeaéef—’Few&whereﬂ%eHe%ﬁage

There-appears-to-be-an-oppertunity-and-aln the event the market study or
future studies identifies a need to-have-an-area-adjacent-tofor additional

medical and professional office uses to serve residents of the Heritage
Highlands retirementRetirement eemmunity-Community and
Lovettsville’s senior citizens generally, the Town may wish to consider

planning such future commercial uses on adjoining propertiesthat
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old-dewntewn—The architectural design-style of future housing in the
Town Centershould be compatible with the prevailing character of homes

in the neighborhoods surrounding a particular residential development.

For instance, homes built within or near the Town'’s historic district

should respect the histerie-prevailing character of the surrounding Fewn

neighborhoods and be consistent with the predominant architectural
tyle jeheﬁ:re found in the dlstrlct—ef—’ehe—eeﬁﬁﬂerelal—"PeM+Geﬁieer—&1cea—

One issue, therefore, is whether the Town will consider adopting a zoning

overlay district and architectural standards therein to regulate the

architectural style of houses constructed in and near the historic district.

New-Future employment uses and opportunities will be generated mainly

principally by the development en-of the vacant-thirty-acre-portion-of-the
land-zoned1-1along N-Chureh-Street-for Engle Tract through

establishment of a combination of “flex” or light industrial, commercial;
residentialand, potentially,and office uses. The Town is committed to
The-issue-and-future need-isto-assureensuring that this-any development
of this tract creates has-a-visual-appearaneevisually attractive buildings
that is-compatibleare consistent with Lovettsville’s small town character
and does not have-create an adverse condition for or impact on adjacent

residential areas-interms-of visualand-trafficimpaetsneighborhoods.

Another issue is His-alsekey-towhether development en-of the Engle
Tract will thisland-thatannecessitate an additional access point of access

to the Town's street network, be—pfeﬂded—or Whether N. Church Street
will be
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sufficient to handle the volume and type of traffic anticipated as a result of

this development.

9:8.  The Lovettsville Community Park master-Master plan-Plan has been

approved by both Loudoun County and the Town_ of Lovettsville, and a

special exception has been approved by the County for the project.- Both

entities should work together to develop the site plan in accordance with

the conditions of approval and master plan generally, and implement the

should-encourage-the-implementation-ef-the-plan for the benefit of

residents of Lovettsville and the surrounding area.

communityOne issue is whether additional land may be needed in the
future near Heritage Highlands for housing and services for Lovettsville’s

senior citizens, especially for those that have mobility or other

impairments and may need in-home care and assistance with day-to-day

living activities. Any such future development in this general area

should be required to have a minimum amount of acreage. The intentof
this-usereason for this is explicit in the Retirement Community R-C zoning
district, which was created specifically for such purposes in order to

support a i varietv of uses and facilities for

seniors within a single development, including assisted living facilities,

extended care facilities, ;and related medical and health services uses.

Developments for seniors should generally be designed and configured to

provide such a variety of related uses, including open spaces and

pedestrian facilities, within the same general area for proximity and the

convenience of seniors living there.offi i ili
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12.10. The Lovettsville Game Protective Association (LGPPA), which owns a
property having substantial frontage on S. Berlin Pike and is currently
zoned R-1, may want-anotherdand-use-optionin-thefuturedesire to sell all
or part of their property in the future to a developer. Fhe-issueiswhat
alternativeuseismeost beneficial The Town must determine the highest
and best use of the property if a proposed future use is not supported by
the existin,cz residential zoning?—;%elewqﬂaeeés%eéh%&eeaﬁeﬂs%er

develepmeﬁt—The property istoecated-en-S—BerlinPike-can support new
single-family residences by-right but is a prime location for commercial
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development with some of the best #raffic-access and visibility in the

Town. H-eommereial-use-wereplanned-then-thelocationishalfway

the Fown: The Town will need to identify the best, long-term use for the
property and plan accordingly while ensuring that at any future

development does not conflict with adjacent residential uses.

GOAL

Implement the recommendations of the Comprehensive Plan in order to create
beneficial growth and development that is compatible in scale, intensity, and use
with existing development in the community.

POLICIES

The Land Use Plan (see Map 54: Land Use Plan) shows the generalized land use
pattern for the Town. The following policies should be considered the specific land
use planning guidelines:

1.

Ensure that infill development is compatible with the prevailing character
of surrounding neighborhoods in terms of building style, massing, scale,
and orientation/configuration of driveways and garages to public streets.

Promote the inclusion of consolidated, commonly owned open space for
passive or active recreation in large developments, both residential and
non-residential.

Provide sufficient land uses-thatare-for active and passive public
recreation activities.

Protect existing major-environmental resources te-protect-the-eco-
systemas part of the plan review and land development process, sueh-as

100-year-Hloodplainlandincluding streams, wetlands and floodplains.
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Plan and implement pedestrian facilities using-publie resourcesand
private-developmentas part of the land development process to provide

opportunities for walking, biking, shopping and; touring-and-biking
anywhere throughout-in the Town.

Ensure the provision of adequate landscaping and buffering between

incompatible residential and non-residential uses on site plans, and
require that buffering be incorporated to reflect the ultimate build-out of
the adjoining residential or non-residential properties.

Vehicular entrances to commercial sites should be designed so as to create
a separation between non-residential and residential parcels that are
adjacent to one another.

Any increase in density authorized by a rezoning or conditional use
permit should be offset with enhanced site design and layout, building
architecture, pedestrian amenities and/or the provision of parks and open
space in order to maintain the quality of the development and mitigate the
effects of increased density.

Provide for the development of mixed commercial and residential uses in
the same structure in the E. Broad Way corridor and sections of S. Locust
and S. Loudoun Street located within one block of E. Broad Way.

The Town should encourage Loudoun County to provide road and traffic
controls improvements that will be needed to serve the Lovettsville
Community Park.

Assure that development regulations in the Town ordinances are
consistent with the Comprehensive Plan land use goals, objectives, and
policies.

Increase the diversity of housing stock by providing for various types of
dwelling units within a variety of building types (e.g. mixed-use
buildings, adaptive reuse of existing buildings, accessory apartments, etc.)
in order to provide additional housing choices for people in various
household types, age cohorts and income levels.

Encourage land consolidation and unified development throughout the
Town, especially for non-residential uses, to avoid fragmented
development requiring multiple access points.

Encourage landscaping and beautification within existing and new
development.
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Encourage well-designed employment uses in order to be compatible with
the village character of the Town and to help attract other such uses.

16——"Strip” commercial, defined in the strictest sense as a "strip" or line of

attached commercial or retail spaces arranged along and oriented to an
adjoining vehicular thoroughfare, is discouraged in the Town's
commercial areas. The Town does, however, encourage commercial
centers or complexes where the units are clustered or attached on a given
parcel or parcels, provided that the number of access points to the site
from the public street are minimized, and that the buildings are oriented

and located close to the public street with parking located generally
behind or to the side(s) of the buildings (i.e. consistent with the Main
Street design concept).

19:17. Monitor development on an annual basis to assess the implementation of

the Comprehensive Plan and progress toward build-out.

20:18. Coordinate with Loudoun County to adjust the Town boundary in order

2119.

to bring entirely into the Town or County certain parcels and/or
developments that presently straddle the Town and the County if the
proposed boundary adjustment is consistent in all respects with the
Town’s adopted annexation policy.

Design sign ordinance regulations that help businesses attract customers

22:20.

while ensuring that the area, height and illumination of signs are

appropriate to the scale of the buildings on the sites where they are
located. A-comprehensivesi

Control the establishment of non-residential uses in residential zoning

districts, using the conditional use permit process and other zoning
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requirements, in order to ensure that such uses do not adversely affect
surrounding residential neighborhoods and uses.

23.21. Facilitate the construction of “neo-traditional” house designs, that is,
homes designed to appear like traditional homes by having minimal front
and side yards, garages located in the back yard (or rear-facing), and
prominent front porches, on parcels within or adjacent to the Town's
historic district.

24.22. Adopt planning policies that facilitate development and redevelopment of
parcels of land located, wholly or partially, within the Town’s existing
corporate limits before any additional territory for future residential
growth is incorporated through annexation or boundary line adjustment.

25.23. Assure that future retirement community development occurs in the R-C
zoning district and primarily serves persons aged 55 years and older.

26:24. Assisted living centers, nursing homes and similar residential care
facilities, including projects involving the construction of age-restricted

dwelling units, are to be developed under the following guidelines:

a) Such developments should incorporate a mix of such uses on a
single tract or as part of a single development proposal so that the
development is designed and approved as a single project.

b) Architectural elevations are required for all buildings in order to
ensure that the project contains a unified architectural theme.

C) Where feasible, independent dwelling units are located behind the
assisted living or nursing home facility, which would be located
closest to the primary public thoroughfare.

e——Construction of any recreational and community facilities serving
the development is initiated at the time of construction of the first
age-restricted dwelling units within the development.

ed)

27.25. The Engle Tract Special Planning area is proposed to be developed in the
following manner:

a) A transitional commercial area is proposed on the section of the
planning area located closest to E. Broad Way and along the west
side of the tract bordering Keister Lane in order to buffer adjoining
residential subdivisions from planned light industrial uses on the
Engle Tract. The commercial uses occupying this area will be
restricted to uses that are anticipated to have minimal impact on
the adjoining residential uses and the economic viability of which
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generally do not require frontage on Berlin Turnpike. (see Map 54:
Land Use Plan Map)

Secondary street access (aside from N. Church Street) is constructed
to link to an existing public street when over fifteen (15) acres of the
site is approved for development. (see Map 86: Transportation Plan
Map)

Pedestrian facilities will be provided throughout the development.

Access to the parcel of land located on the western side of Keister
Lane will be provided through the main part of the tract via N.
Church Street, thereby eliminating vehicular access to that parcel
via Keister Lane.

Service and loading bays should be oriented such that they do not
face adjacent residential areas.

The outside storage of vehicles, equipment, and materials may be
permitted, but must be strictly controlled so that all such areas are
screened from view from adjoining properties and uses.

28:26. The Town Entrance Special Planning Area is proposed to be developed in

the following manner:

a)

The commercial buildings are sited and development on the site is
arranged and designed in such a manner that the existing viewshed
of the south side of the residence located at 44 S. Loudoun Street
may continue to be viewed in full as one approaches the property
from the south on Berlin Turnpike. The commercial uses would be
oriented to the highway with residential uses located on South
Loudoun Street or the north side of the existing residence.

Development is designed and approved as a single project even if
the site is built in phases.

The southernmost portion of the site is retained as open space or
developed as a pocket park for public access, including
landscaping, sitting areas, and potentially a water feature.

Only two entrances for vehicle access to the site are permitted, one
from Berlin Turnpike and the other from S. Loudoun Street.

29.27. The Walker Tract Special Planning Area is proposed to be developed in

the following manner:

\ N A ontial tse ool . ” , ,

| S Berlin Pil » : dontial | | bahind il
commercial-area:
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Pike.

ejb)  Access is extended from S. Berlin Pike through the property to
provide for a future connection to Red Bud Lane.

31.28. The Town may agree to discuss various planning and implementation

options with Loudoun County for higher density development in the
County adjacent to the Town at some point in the future if it appears that
the Town and County would benefit from such an expansion of the Town
as a location for additional growth. This would involve studies to
determine if this is in the best interest of both the Town and the County.
The County has this area planned for lower density development and the
Town would have to consider how the extension of sewer and water
service would be provided. Transportation planning in the County would
also be necessary for any consideration of this issue.

AREAS ADJACENT TO-THE TOWN CENTER

GENERAL PoriciESGUIDELINES FOR DESIGNING DEVELOPMENTS

1. Access points to and from major roads should be minimized to help

reduce turning movements and promote pedestrian safety.
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4:2. _If development requires rezoning or a conditional use permit and is
anticipated to have a significant effect on local streets, a traffic impact
analysis should be provided by development applicants to decument-the
factthat traftic can-be-handled-adequately by-theensure that the

transportation network can adequately handle the additional traffic.

Development should provide the necessary street improvements-te both
on the site and, if necessary and feasible, off-site to kandle-accommodate

the traffic impact ﬁem—of of specific development projects. Iaseme-eases

5:3.

develepmeﬂt—pel-}e}esto developments and capacity of the Town to

maintain proposed water and wastewater facilities should be evaluated

and verified before connections to the Town’'s water and sewer systems

are authorized.

6:4.  All structures and sites with documented historic value should be
preserved and protected, including even-whenif the original use of the
property is changed to another use. Adaptive reuse of existing historic

buildings is strongly encouraged-with-exceptions-consideredfor-parking
Y 1 . o ] ¥ .
7—Institutional uses, including churches, hespitals;aceessmedical care
facilities, public or private schools, and public and government facilities

may be appropriate on any site if development does not have an adverse

impact on the existing-immediatesurrounding community in terms of
building mass, scale, architectural treatmentstyle, ex-and traffic impact.

Each such proposed use should be considered on an individual-case-by-
case basis.

6. Land consolidation is strongly encouraged for most uses in order to

provide for a unified development theme, prevent fragmented

development, and limit and-}imited-access points to and from major

thoroughfares.
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7. -Multiple businesses should be consolidated into a single structure to

conserve land for additional commercial and economic development uses.

4++8. The design of buildings should have varied facades reflecting-thein order
to distinguish individual businesses. Buildings should have feur-sided
architectural treatments on all sides so that they are attractive from any

wHewvantage point.

13:9. Architecture and site design should generally reflect the Main Street
design concept in which buildings are oriented to the-majermain public

streets with wide streetseaping-treatmentsidewalks—Parking sheuld-all-be

and parking lots located behind structures. Buildings should have

entrances to sidewalks along the streets-and-to-parkinglotsintherear-.
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18.10. A mixture of non-residential and residential uses contained within the

same structure sheuld-beis encouraged, with—R residential uses located
on the seeond-levelupper stories above compatible, the-ground-level level
retail-er-officecommercial uses.

construction should reflect the design guidelines of the Town’s
Streetscape Master Plan for E. Broad Way and S. Loudoun Street in order
to attraetfacilitate pedestrian travels.

Shade trees should be planted inr-green-strips-along street-eurbspublic

streets at regular intervals-every-thirtyfeet-on-center.

21:13. Streetlights lamps-should be located along the eurbs-ef-streets at twenty-

fivefootregular intervals. FhelichtfromstreetHampsshould-be-directed
only-dewnward-and-herizentally—Ornamental or decorative streetlights

should be selected for use along particular streets or in particular settings

(e.g. public parks).

22.14. Street furniture, such as benches and waste bins, should be lecated

withininstalled as part of the streetscape treatment in order to encourage

pedestrian use-access from residential neighborhoods toef commercial
faeilides-businessesinthenew-doewntown. Bicycle racks should be

provided in areas anticipated to have significant bicycle usage.
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